ORDINANCE NO. 948

AN ORDINANCE OF THE CITY OF LARKSPUR APPROVING THE
PRELIMINARY DEVELOPMENT PLAN FOR THE 2000 LARKSPUR LANDING
CIRCLE MIXED-USE DEVELOPMENT PROJECT '

WHERTEAS, application has been made by Campus St. James Larkspur, LLC to .
demolish the existing facilities of the Ross Valley Sanitary District of Marin County
(hereinafter Sanitary District No. 1) at 2000 Larkspur Landing Circle and construct a
mixed-use development project including a business hotel, replacement services for the
Sanitary District and 126 for-sale units in nine multi-family buildings; and '

WHERIAS, the Planning Commission held duly noticed public hearings to consider the
mixed-use development project Mitigated Negative Declaration, General Plan
Amendments, Preliminary Development Plan, Exceptions to the Zoning Ordinance and
Circulation Assessment Permit on December 14, 2004, February 10, 2005 and July 19,
2005 and recommended adoption of this ordinance; and

WHERIEAS, the City Council held a duly noticed public heénring to consider this
Ordinance and Mitigated Negative Declaration on August 17, 2005;..

NOW THEREFORE, THE CITY COUNCIL OF THE CITY OF LARKSPUR |
DOES HEREBY ORDAIN AS FOLLOWS: ‘

SECTION 1. The property in question is that real property situated in the City of
Larkspur, County of Marin, State of California, situated generally north of East Sir -
Trancis Drake Boulevard and East of Larkspur Landing Circle, and which is further
identified as Marin County Assessor’s Parcel No. 018-171-32. -

SECTION 2. The Mitigated Negative Declaration for the 2000 LaﬂcsPur Tanding Circle
mixed use project adequately addresses the environmental impacts of this project and
meets the requirements of CEQA.

SECTION 3. In accordance with the provisions of Chapter 18.55 of the Larkspur
Municipal Code, the Preliminary Development Plan for the 2000 Larkspur Landing Circle
mixed-use project is approved as shown in Exhibits B-1 through B-24 attached, subject to

the findings and conditions of approval in Exhibit A, attached. '

STCTION 4. Attachmenis:

(a) Exhibit A, attached hereto, being the findings of this ordinance and the development
standards and conditions of approval, is incorporated by reference as though fully set
forth herein; ' _

(b) Exhibits B-1 through B-24 attached hereto, are reductions of the full-size plans of the
project and are adopted by reference as though Fully set forth herein. .

SECTION 5. The City Council of the City of Larkspur hereby declares that it would
have passed this ordinance sentence by senience, paragraph by paragraph, and section. by
section, and does hereby declare that the provisions of this ordinance are severable and, if
for any reason any sentence, paragraph, or section of this ordinance shall be held invalid,
such decision shall not affect the validity of the remaining parts of this ordinance.

SECTION 6. This ordinance shall be posted in three (3) public places mthm the City of
Larkspur within fifteen (15) days after adoption and shall be effective thirty (30) days

" after final adoption.

Hrar A EHFRRNN

IT IS HEREBY CERTIFIED that the foregoing ordinance was introduced at a regular
meeting of the Larkspur City Council held on the 17th day of August, 2005 and thereafter



passed and adopted at a regular meeting of the Larkspur City Council held on the 21st day
of September, 2005 by vote: :

AYES: Chu, Hartzell, Hillmer, Lundsitrom

NOES: ‘Arlas

ABSENT: tione

ATTEST:

CityClerk



ORDINANCE NO. 948
EXHIBIT A

2000 LARKSPUR LANDING CIRCLE PROJECT PRELIMINARY
R . DEVELOPMENT PLAN S
FINDINGS, DEVELOPMENT STANDARDS AND CONDITIONS OF
» " APPROVAL \
FINDINGS

Preliminary Development Plan.

1. The proposed P-D district, or a given phase theréof,.can be suﬁstantiﬁlly o
completed within four years of the establishment of the P-D district. The
applicants have indicated a desire to proceed with the project upon receiving

entitlements from the City. All-elements of the project could be completed within® |
four years. :

2. That each individual phase of development, as well as the total development, can
" exist as an independent unit capable of creating an environment of sustained '

desirability and stability or that adequate assurance will be provided that such
objective will be attained; that the uses proposed will not be detrimental to
present and potential surrounding uses, but will have a beneficial effect which -
could not adequately be achieved under other zoning districts.” Each element of
the project (residential, hotel and Sanitary District facility} could exist as a separate .
unit capable of creating an environment of sustained desirability and stability. The -
redesigned project clusters residential development on the site away from the R
proposed commercial uses. ' . o

3. That the streets and thoroughfares proposed are suaitable and adequate to:carry - '
anticipated traffic, and increased densities will not generate traffic in such .
amounts as to overload the street network outside the P-D districts. The traffic -
analysis prepared for the project by Dowling Associates, Inc., concludes that the
project would not cause an increase in iraffic which is substantial in relation to the
existing traffic load and capacity of the sireet system, and would not resultina
* project-specific traffic impact. . = '

4, That any propoesed commercial development can be justified economically at the
locations proposed to provide for adequate commercial facilities of the types
proposed. The subject property is an appropriate site for the proposed hotel use, and
in fact is in close proximity to another similar hotel use. As stated in the preliminary
market overview prepared by Ernst & Associates, dated October 6, 2003, the long-
term potential for a firsi-class hotel of the size and type proposed is considered
excellent. Further, the applicants have stated that they received a number of inquiries
from hotel operators following the Planning Commission’s action on the project.

5, That any excéption from standard ordinance requirements is warranted by the
design and amenities incorporated in the precise site plan in accord with
adopted policy of the Plapning Commission and Cify Council. As discussed in
detail in the record, including the Planning Commission Staff Report dated July 19,
2005, the requested exceptions to the Zoning Ordinance are warranted and consistent
with City policy. ’ ' '

6. That the area surrounding said development can be planned and zoned in
coordination and substantial compatibility with the proposed development. The
subject property is an infill site, surrounded by properties that are either developed or

. have received development approvals. Therefore, it is not anticipated that the
surrounding properties will be subject to rezoning. The redesigned project proposal :
provides additional open space and buffering between the residential and non-



res.idential uses, thereby 'ayoiding potential impacts, and allowing the two uses to co-
exist on the project site. ‘ ‘ I '

7. Thu't the P-D district is in conformance with the General Plan of the' City. A
fletaﬂqd discussion of General Plan conformance is provided in detail in the record,
including the Planning Commission Staff Report dated July 19, 2005. '

8. That existing or proposed ufility services are adequate {or the popﬁlatiﬁn“ '
densities proposed. The utility companies have been contacted and have indicated
that they can adequately serve the proposed development. B

Circulation Assessment Permi‘t :

1. The project is consistent with the Larkspur General Plan. While the proposed
project would change the General Plan land use designation for the site from
“Administrative and Professional Offices and Medium Density Residential” to .-
“Commercial, High Density Residential, Public Facilities and Open Space”, the
transportation impacts would be similar to or less than the impacts that would result
from buildout under the existing General Plan designation. Specifically, the proposed
project would generate approximately 191 more daily trips than the General Plan
designation, but about 48 fewer peak hour trips. As analyzed in the Mitigated .
Negative Declaration, there would be an increase of 112 PM peak hour trips with
project development, 18 fewer PM peak hour trips than contemplated in the General
Plan. Since peak hour trips have a greater impact on traffic, the proposed project.
would have a lesser impact on traffic than the buildout projected pursuant o thie
General Plan. o ' ' o ' C

2. The agreement by the project sponsor to provide the project specific ...~ &
transportation system improvements as may. be required by the City and to pay
traffic impact {ees as described in Chapter 18.15 of the Larkspur Municipal
Code which will provide the project’s proportionate share of the funds necessary
to construct the transportation improvements as shown on the programmed _
transportation improvement list will adequately mitigate the project’s adverse
impacts.. The project sponsor would be required as part of the Circulation '

" Assessment Permit to contribute traffic impact fees, which would provide a
proportionate share of the fiunds needed for the City’s adopted improvement plan; for
planned improvements in the area of the project. The fee is based on added PM pealk

* hour trips. As detailed in the Mitigated Negative Declaration, the project is projected
to add 112 PM peak hour trips. - -

DEVELOPMENT STANDARDS
1. Purpose of P-D District

a. To provide an aftractive entryway at the eastern gateway to the City.

b. To pramote development of below-market rate housing by rallov'ving increased .
density. ' ' ' '

c. To 151'0 tect environmental resources by clustering developmeﬁt.

d. To promote the Larkspur economy by cfeatjﬁg a quality hotel.

e. T!‘o provide attractive replacement facilities for Ross Valley Saaitary I.Jistlict.‘
2. Regulations Established

For purposes of complying with section 18.55.020 (3) of the Zoning Ordinance, the
uses proposed for 2000 Larkspur Landing Circle Preliminary Development Plan are
deemed to be most similar to the R-3, Third Residential District for the residential
portion of the development, and to the C-2, Commerr_;ial District for the commercial
(hotel and Sanitary District facility) portion of thie development. Except as otherwise .
specified in this Precise Development Plan, the regulations applicable to propertics

zoned R-3, Third Residential District, as listed in Chapter 18.32 of _ﬂle City of o
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Larkspu'r Municipal Code and to properties zoned C-2, Commercial D1snrct as listed
in Chapter 18.48 of the City of Latkspur Municipal Code shall apply to property n .
2000 Larlcspur Landing Circle Pr elumnary Development Plan. :

. Per nutted Uses. The following uses are pernnlted in tl1e 2000 Larkspur Landmg
Circle Preliminary Development Plan area:

a. 126 111ult1—fa1mly residential dwelling units in nine stmctures At least twenty—ﬁve
of the units shall be affordable pursuant to Chapter 18.31 of the LarlcsPur
Municipal Code.-

b. Hotel.

c. Administration and maintenance facility for Ross Valley Sanitary District.

. Building Height Limit. An exception to allow‘remdennal structures to a height of 55
feet. An exception to allow the hotel structure to a height of 57 feet An exceptlon to
allow the Sanitary DleI‘lCt facility to a height of 33 feet

. Floor Area Ratio. An excepnon to allow a maximum ﬂoor area ratio of 1.0 for the -
hotel. An exception fo: allow a floor area ratio of .85 for the res1dent1al porhon of the

project.

. Signs. Signs shall be pernntted only in accordance Wlth Chapler 18 60 of the Clty of ..
LalksPur Mumc1pal Code .

. Off-Street Par kmg Spaces Parking shall be prowded im accordance w1t11 Chapter
18.56 of the City of Larkspur Municipal Code. An exception to allow 78 parking,
spaces for the hotel, where 84 parking spaces are required pursuant to Larkspur

© Municipal Code. An exceplion to allow 11 of the required off-street residential

_ parlnng spaces to be located on-street.

. Open Space. The Precise. Development Plan shall include a dedication in the
northeast corner of the site, generally as shown on the Preliminary Development Plan
for an expansion of Miwok Park. Three on-street parking spaces for the use of park
visitors shall be provided adjacent to Lincoln Village Circle. Pedestrian trails shall be
provided to create pedestrian access from Lincoln Village Circle to Miwok Park.

. Conditions of Approval. The following conditions of approval shall'be applied to
the Preliminary Development Plan and Circulation Assessment Permit for property at
2000 Larkspur Lanclmg Circle:

A. Scope of Approval. The scope of approval is limited to the items listed below as

' shown on the project plans titled: Smith & Smith.Sheets T1, A—1, A—2 and A —
3 dated July 6, 2005, LDSI Sheets C1 — C5 dated Tuly 6, 2005; JBZ Architecture

. & Planning, Greenway Town Home, Sheets 1 — 4 dated April 21, 2005; Strauiss
Architects, Sheet 1 of 1, 2000 Larkspur Landing Circle Hotel dated April 21,
2005; and LDSI Sheet CR1- Connector Road Plan dated July 6, 2005 (See
condition 9.A.9 regarding connector road), and MBH Sheets for Tam View (A-1
-A-6) and Parkside (A-1- A-3) Buildings dated April 21, 2005.
1. The site plan; in terms of the land use areas, access points and general lot

layout. -

2. The maximum heigllt of buildings.
3. The general arrangement of automobile and general circulation routcs.'

4. The number and general arrangement of parklng spaces

5. The site gradmg concept

6. The preljmjrla‘ry floor plans and schematic elevations. -



10.

11.
. screening the materlals and fuel tanks at the Samtary District Corporauon'

The Precise Development Plan shall be in substantial conformance with the
general site plan and elevations as shown on.the Preliminary: Development
Plan with’ regard to general location of land* uses on the site, density,
maxinum floor areas and maximum heights of buildings.

Plans submitted for Precise Development Plan shall demonstrate conformance

with Chapter 18.38, Residential Condominiums, of the Larkspur Municipal
Code.

Relative to the Connector Road, plans submitted for Precise. Development
Plan shall have been reviewed by the City Engineer relative to its design

(sidewalk rather than a path as shown on the Preliminary Deyelopment Plan, -
slope and walls) as it relates to this pro_]ect and for recommendations relative -

to safety features, such as stop signs, warning lights, low vegetatmn ete. that

should be incorporated into lhe roadway design at the garage entry to Buﬂdmg .

0 (Parkside).

L]

The application fm the Precise Development Plan shall mclude a fea51b1hty-| :
study relative to the installation and use of solar panels or similar technology
at the hotel and the two proposed swmnnmg pools. The appheant is strongly a

encouraged to implement solar teelmelegy
Plans subrmtted for Precise Development Plan shall mclude detaﬂ for

Yard.

< All utilities shall be placed underground. |

The project éite shall obtain a sewer connection permit and connect to the
public sewer. - '

. Surface and subsurface dr ainage flows shall not be combmed but shall be
.carried in separale drainage facilities.

. Biolggical/ Landscaping.

1.

Plans submitted for Precise Development Plan and/or Design Review
approval shall include a final landscape plan that has been reviewed by the
Park and Recreation Commission and reviewed and approved by Marin
Municipal Water District and the Larkspur Planning Commission. The
Jandscape plan shall provide appropriately defensible space around each
structure, for review and approval by the Fire Marshall. The design shall
avoid all potentially combustible landscaping, such as Scotch broom or
Fucalyptus species, within 30 feet of structures, and shall avoid planting pine
or Eucalyptus species in locations that could result in deposition of needles or
leaves on building roofs. The project sponsor shall prepare a maintenance
program to remove all dead vegetalion from landscaped areas; the -
homeowner’s association shall be required to implement the maintenance .
program, and a requirement to perform regular maintenance of landscaped
areas shall be included in the Covenants Conditions and Restrichons .

Landscaping shall be installed prior to the issuance of an occupancy o
permit/final 'mspection. : o ' '

. Tree Mitigation. : : .
a. At the time of Precise Development Plan and Des1gn Rev1ew sublmttal the. -

* project sponsor shall submit a landscape plan for review and approval by the

Planning Commission that uses all native species throughout the project site
except along Larkspur Landing Circle and along the Spine Road to ifs

_ mtersechon with the Spur RO‘ld at the entry Lo the project site. Alternahvely,




in order to Imtlgate the loss of coast live oak and grasslands w1th oak habitats,
the project sponsor may propose an alternate location, either on-site or in the
project vicinity, for replacement of the approximately 1.15 acres (exact
acreage to be determined by survey) of habital on the site at the ratio of 11
(acre replaced: acre lost), or restoration of an existing marginal habitat area at
the ratio of 2:1 (acres replaced: acre lost), subject to approval by the Planning
Director. (Note: the acreage impacted was reduced in the revised plan to L.15
acres from the 2 15 acres impacted by the prevmus plan. )

b. The landscape plan shall plowde for the 1ep1acement of hentage {rees at a
ratio of 2:1 (planted: removed) for removed trees greater than 15 inchés but -

less than 25 inches in diameter, and 4:1 for trees removed: gleater than 25
inches in diameter. About 90% of the replacement trees shall be located ori.

the site, including the area proposed for park dedication. The remainder shall .
be located on the City easement bordering the pedestrian trail outside the =
property boundary to provide a screen and’ w11dhfe. corridor between the.
project and adjoining developments. Up to 10 willows and bays could be
planied at Tubb Lalce whete a lumted amount of suitable space is available. |

‘c. The Iandscape plan shall provide for lIees to.be planted ranging in size |
from 5- ~-gallon to 24-inch box. Up to 20 percent shall be 24-inch box, with the
remainder to be a reasonable variety of sizes, with no more than:15 percent in’
5-gallon cans. Trees shall be obtained from a reputable native plant nursery.

d. The llandscape plans shall provide that the trees be caged and watered

* . through at least the first two dry seasons. A seven-year monitoring plan shail

be developed by the project sponsor and approved by the Planning Director:
The monitoring plan shall include, but not be limited to, the folIOng
features: ‘

1. Detailed drawings and specifications defining locations of trees,
- showing caging installations, and showing irrigation systems.

ii. Monthly i mspectlons by a quallﬁed arborist to ensure that cages and
irrigation equiptnent remain in place and functioning uut11 the arborist
determines that they are no longer required.

iii. A written-plan for removal of i 1rr1gat10n eqmpment when the arbonsl
determines that removal is appropnale

iv. Quarterly mspechons by a qualified arborist during the remaining
years of the monitoring period, afler irrigation equipment is removed.

v. Replanting diseased or damaged trees as necessary to meet the goal
identified in Condition e, as follows.

e. The landscape plan shall provide that tlie trees’ survival shall be recorded
annually and reéported to the City for seven years. At the end of seven years,
the goal shall be to have at least 2 trees surviving for each tree removed. The |
project sponsor shall post a bond or provide other financial assurance in.a R
form approved by the City for payment of this planting and monitoring work ' ' |
or pay the City in advance if the Clty assumes responSJblhty fcu the Work o l

The Precise Development Plan apphcatmn shall mclude a proposed meihod of
funding ongoing maintenance at Tubb Lake for a period of five years. The
funding method shall be reviewed and approved by the City Atforney and the
funding shall be provided prior to issuance of a building pemul T_his' )

' mzuntenance shall include: :

2. Ongoing removal of ﬂoatiug pan'ot'feather'vegetation from the lake.

b. Ongoing removal of French and Scotch Broom from the lakeshore.



c. Allowing natural grox.vth of willows and caltails along the shore.

. Hazards.

1. Plans submitted for Precise Development Plan oonmderahon shall -

demonstrate, to the approval of the Fire Marshall that all 1oofs will bo -
accessible, in case of fire.

2 Plans subn:utted for Precise Developmeot Plan approval shall show the fuel

tank relocated awdy from the EAH property and toward the Sanitary District j- .
building: Said plans shall be reviewed and approved by the Fire Chief and the

Marin County Public Works-Certifi ed Umﬁed Program Agency prlor to
issuance of a buﬂdmg permit;

3. Pnor-.to occupancy, the applicant shall provido the City with proof of

compliance with all required permits for the fue] tanks, including, but not * |

limited to, permits related to air quality, hazardous materials, Marin County
Pubho Works Certified Unified Programn Agoncy, etc.

3, Recreatmn.

1. Plans submitted for Precise Development Plan dppl oval shall include a survey
of tho parkland proposed for dedication as an expansion of Miwok Park.

2. Pians submitted fm Precise Development Plau shall include the three
regulation-size parking spaces adjacent to Lincoln Vﬂlago Circle to allow -
people to pﬂlk and wa]k up to Miwok Patk. =~ - :

. Tr ansoortatlon

1. All parkmg shall be demgued and built to mieet or exceed Clty standmds

2. Plans submltted for Pleclse Dovelopment Plan consideration shall include
bike racks at the club house, the Sanitary District building, the park and the
hotel.

. Conditional Certiﬁoate of Como]jauco

1. Concurrent with or prior to the filing of a Precise Development Plan, a
completed subdivision map application shall be filed pursuant to the July 22,
2004 Conditional Certificate of Compliance for Parcels 1, 2, and 3 as
described in Exhibit A of said Conditional Certificale of Compliance.

10. Mitigation Measures based on the Mitigated Negatwc Declm ation that shall be '
incorporated as conditions of the Precise Development Plan approval. The followmg
conditions shall be incorporated as conditions of the Precise Development Plan:..

A, Aesthetics.

1. Exteriorlighting from sources greater than 40 waits shall be shielded such that
. there is no oulput above a horizontal line parallel to the ground; the exterior
- light levels shall be 0.2 foot-candles at the dimmest locations of parking lots
and no more than 4-5 foot-candles at the brightest locations on each site; and
light spill across property lines shall be no more than 0.1 foot-candles and no f
direct light source shall be visible at the property line. The project sponsor
shall submijt a detailed outdoor lighting plan, including computer calculations
substantiating dimmest and brightest outdoor light levels at property lines, and
including fixture data sheets to substantiate shielding. The 1ig1iﬁng plan,
* prepared by a professional lighting consultant, shall be submitted to the City




for review and- approval by the Plannmg and Buﬂdmg Departments pnor o
issuance of a buﬂdmg peuml

B. Air Quality.,

1. The project sponsor shall employ ﬂle followmg measmes to reducc the

quantity of dust generated during demolition’ of existing structures and
constmc’uon of new structures:

a, Water to 60ni:tol dust géneration during demolition of structures and break-
up Df pavement and at least twice daily during construction. '

b. Use dust-proof chutes to load debris irito trucks whenever feasible..

C. Water OT Cover slockplles of debris; soﬂ sand or other matenals that can be
blown by the Wuld ‘

d. Covm all tluclcs hauling demohtlon debris, soil, sand, and other loose
matenals or requue all trucks to mamtam at least two feet of ﬁ'eebomd

e’ Pave, apply Water three times dally, or apply (non—toxlc) soil stablhzers on
- all unpaved access roads, parking areas and staging areas at const'ruction sitss.

L Sweep daﬂy (preferably wuh water sweepers) all paved aCcess roads
parking areas and stagulg areas at construction sites. "

2. Sweep slreels dally (preferably with water sweepers) if VlSlblB soﬂ matenal -
is carried onto adj acent public streets. . : 2 '

h. Hydro-seed or apply (non-toxic) soil stabilizers to inactive construchon
. areas (previously graded areas inactive for ten days or more.)

i. Enclose, cover, ‘water twice daily or apply (non-toxic) soil binders Lo
exposed stockpiles (dirt, sand, etc.)

j. Limit traffic speeds on unpaved areas to 15 mph.

k. Install sandbags or other erosion contlol measures to p1event silt run-off to
public roadways :

L. Replant vegetahon in disturbed areas as quu:kly as possﬂ)le

m. Suspend excavatmn and gradmg activity when Wmds (mstautaneous gusts). A
exceed 25 mph. ' ;

2. "The project sponsor or prime contractor shall des1gnate in the construchon
contract, a person at the superiniendent level or higher to be the dust—control
coordinator, subject to approval of the Planning Director, and shall provide
this person’s telephone number to the Remillard Cottage Children’s Daycare
Center personnel and surrounding homeowner’s associations, and post this

. information on-site, in the nearby parks, commercial and office: ‘buildings and
apartment buildings. This person shall respond to complaints within 24 hours
of less and have the authority to take corrective action.

3. Areds to be disturbed w1thm 100 feet of the Remillard Cottage Chlldren 5
Daycare Center and nearby residences shall be presoaked using sprinklers for
~ 48 hours before commencement of excavation or grading activities and '
" . overnight each day during the period of excavition and earthmoving., The
dust-control coordinator shall be responsible for ensuring that the required -
presoaking occurs. o

C. Biological Resources.




1. Prior to issuance of any occupancy permit for the site, the. proyect sponsor in -
coordination with the City shall provide paved or decomposed granite paths '

and signs around Tubb Lake to minimize shorehne disturbance and, Wlldhfe ,
harassment. - '

D Culiural Resources

1. The followmg steps shall be nnplemented duririg dnlhng for foundaﬂon plCl‘S

. (if the foundation type is used) in the area where important archaeological
- resources 111ay OCCUI'

a. An expenenced archaeologist shall be present for continuous monitoring of
- removal of. dnlled soils, including observation of soils in their stratigraphic
" - layers as they are removed. The arehaeologlcal monitor shall be permitted to
take appr: opnaie samples as warranted. - '

b. Thearchaeologist shall be authorized to stop or IEdlI'eCt project actlwty

until an evaluanon of the presence and integrity of any identified resource can
“be made. :

c. ‘If it is delermined that the archaeological resources‘are' potentially
significant, the archaeologist shall be authorized to undertake appropr‘iato o
measures, including further evaluation and data recovery of arhfaots im .

- removed soils.

d. Immediately following dl‘illing of each pier hole, all artifactsri'ellloved must
be appiopriately catalogued. During and/or following on-site monitoring, all
artifacts removed must be analyzed and, if appropriate, curated in a sultable
repository. .

e. Ifhuman remains are encountered during drilling activities, drilling at that
location shall stop and the Marin County Coroner shall be nouﬂed (as
requued by California Health and Safety Code). In the event that the human
remains are believed to be those of a Native American, the Most Likely
Descendent will be identified, who will formulate an appropriate treatment
plan in consultation with the archaeologist (as required by California Public.
Resources Code Section 5097.98). An appropriate treatment plan is expected
to include removal of the remains with scientific recording and study, and
timely return of the remains to the Most leely Deseendent for final re~ -
interment. , B

f. A final report shall be prepared descnbmg meLhods used results and _ |
findings of the archaeological monitoring and mitigation program. Cop1es of
the final report shall be provided to the Planning Department and the -~
California Alchaeologwai Site Survey Northwest Information Center. -

2. An experienced archaeolo gist shall be present for all earthmoving acuvmes

- excavation, and foundation placement below the level of the ground surface

- existing as of July 2000 within Area 2 on the project site (as shown on Figure
2 of the Holman & Associates Memorandum titled Proposal and Summary of
Work to Date at 2000 Larkspur Landing Circle, Larkspur, dated April 10,
2000) to provide continuous monitoring of removal of soils, including
observation of soils in their stratigraphic layers as they are removed. The
archaeologist shall be permitted to take appropriate samples as warranted. [f

_ TES0UrCES arc encountered, the steps outlined in Condition 13, above, shall be
followed, subshtutmg “excwahon and grading” for “drilling” where .
appmpnate : :

E Geolo

1. The project sponsor shall prepare and subi:mt to the City Engineer for review
and approval a Final Geotechnical Investigation Report for the ploposed '
project buildings prior fo or at the same time as building plans are submitted
for building permit review and shall demonstrate compliance with all findings
and recommendations in the Treadwell and Rollo preliminary geotechnical
reports dated March 29, 1999, March 30, 2000, and October 9, 2003, unless




these recommendations are eipressly superseded in the Final Geotechnical
. Investlgatlon Report. Prior to issuance of occupancy permits, a statement

from the geotechnical engineer shall be provided verifying that the
recommenduﬁons of all approved geotechnical reports have been completed.’

E. Hazards.

_1'.

Constmel.mn shall not begm until afier the remediation proposed in the Phase

" II Soil Invesiigation of Import Fill, Former Waste Water Treatment Plant Site,

2000 Larkspur Landing Circle, Larkspur, California, prepared by Questa
Engineering Corporation, dated June 2004, has been completed. Prior to
1ssuance of a grading permit for the project, a statement from Questa or, a

‘qualified engineering consultant, shall be submitted verifying that the
- remediation work has been completed in accordance with the remediation

recommendatmns and reqmremeuis

- Prior to issuance of a buﬂdmg pennit, ﬂle project sponsor shall prepare plens

that include fire suppression systems such as spmﬂdenng of buildings -

proposed on the project 51te subject to the revi W and approvai of the Fue
Marshall. :

. Prior to issnance of grading permits associated with placement ,of_imported'

fill, the project sponsor shall provide certification to the City that the imported
fill has been tested and found to contain no California Code of Regulations
Title 17 hazardous substances in concentrations exceeding San Francisco Bay.
RWQCB Environmental Screening Levels, or US Environmental Protection
Agency, Region IX Preliminary Remediation Goals for residential sites.

G. Water Qua]it\g

1. The project sponsor shall prepare and 1mp1ement a Construction Stermwa[er

Pollution Prevention Plan (SWPPP) including Best Management Practices -
(BMPs) to minimize the discharge of sediment and other pollutants. durmg the
construction phase of the project. The exact locations, extent, nature, and

details of the BMP% shall be worked out in consultation with, and subject to’ o

review and approval of, the City Engineer prior to the issuance of gradmg
permits, BMPS shall include but not be lnmted to:

a. Project sponsor shall require that daﬂy Watermg for dust control, soﬂ

- stabilization controls, and perimeter silt fences be employed. Erosion control
- practices must be speelﬂed for the f11 placement and compaction phase of the

project. End-of-pipe sediment control measures (e.g., basins and traps) shall
be used only as secondary measures. If] following the placement and '
compaction of fill, hydroseeding is selected as the primary soil stabilization
method, then all areas shall be seeded by September 1 and irrigated as
necessary to ensure that adequale root developmeut has occurred prior to

. Oclober 1.

b. Project sponsor shall require that site drainage shall be prevented from -
contacting stored construction materials, equipment, and maintenance supplies

(i:e., Tuels, lubricants, paints, solvents, and adhesives), as well as waste
. construction materials and supplies, through the use of elevated platforms or-

berms.or other diversion structures. Supply and waste storage areas shall be

located at least 50 feet from drainage facilities and watercomses and shall not .

be located in any area prone to ﬂoodmg

c. Project sponsor shall require that matenal and Waste storage aleas are,
pro[eeted from ramfall :

d. Site superwsors shall conduct weekly on-site meetmgs to fhseuss pollutlon
prevention. All construction personnel shall be required to atiend such

- meelings.




" e Pro;ect sponsor. shall requlre that vehicle and equipment wash-clown
Tacilities be employed prior to exiting’ the site. These facilities shall be
accessible and functlonal during both- dry and wet condmons

L The Construchon SWPPP shall be mamtamed on-site and made avaﬂable to
Reglonal Water Quahty Cnntl ol Board staffupon reques[

2. The project sponscn shall prepare & Stonnwater Management Plan, (SWMP) .

_ specifying Best Management Practice to minimize impacts to surface water-
quality dunng the operational lifetime of the project. The sponsor shall
incorporate as many concepts as practicable from Start at the Source, Design

. Guidance Manual for Sto: mwater Qua[zty Protection. The exact locations,

* extent, nature, and details of the BMPs shall be worked out in consullahon
with, and subject to review and approval of, the City Engmeer prior to the

- issuance of gradlng permits. Mcasures shall include but not be limited to:

a. Weekly street sweeping.

b. Implementing a Pesticide Management Program, includin g'.

i Properly 1dcnufy1ng pests in order to select approprlate conLloi
“il.  Not injuring non-target species.
iii.  Notdisposing of waste pesticides on site.
iv.  Applying only the needed amount of pesticide.

c. Marking storm drain inlets “Drains to Bay”

d. Distributing pollunon plevention educanonal 1natenals to occupants of the .
completcd pra _] ject.

e. Installmg and mamlammg a Vegetalcd bloswale o1 Lhe sonth and east 51des '
of the site for storm dramage :

f Usmg an m—hne vortex device to remove-debris, ﬂoatables and sedn:nent L
from storm dram flows not filtered ﬂ:u’ough the bmswale T T

'The final désigﬂ_ of project hydrologic features shall include measures

- designed to mitigate potential water quality degradation of runoff from all
portions of the completed development. The SWMP shall describe how -
funding for long-termn maintenance of the swale and vortex treatment device :
will be accomplished.

3. All parking lot and building pad elevations shdll be designed and constructed
" tobe above 6.4 feet NGVD. In addition, the site drainage plan shall provide
- delailed plans for modification of the.inlet structure to the 36-inch culvert
crossing under East Sir Francis Drake Boulevard. The modified structure shall
be designed to maximize the inlel efficiency and be designed.in compliance
with all requirements of the City of Larkspur Public Works Department and
- approved by the Director of Pubhc Worls. -

H. Ncnse

1. The project sponsor shall include in construction contracts a requirerhent that
the construction contractor comply with the City Noise Ordinance limitations
on hours of constiuction (Monday through Friday 7 a.m. to 6 p.m. ; Saturday,
Sunday and'legal holidays 9 a.m. to 5 p.m.), and Wwith requirements to install
intake and exhaust mufflers on construction equipment and install acoustical
shields or shrouds on pavement breakers and jackhammers.

2. Portable generators shall be placed on the site as far as possible:from the
Remillard Cottage Children’s Daycare Center and residences (at a minimun,
far enough away lo maintain an indoor noise level not to exceed 45 dBA and
an oulddor noise level not to exceed 60 dBA ), and the contractor shall be

10




required to obtain line power within 4 weeks of initial use of a portable
generator near these uses.

3. ‘Noise insulation features shall be incorporated in the design of the proposed

' hotel and residential development, especially in residential buildings adjacent
to East Sir Francis Drake Boulevard to reduce residents’ exposure to vehicular
traffic noise on this majot arterial, and in residential buildings adjacent to the
Sanitary District No. 1 maintenance facility to reduce residents’ annoyance
with noise from the adjacent facility. The construction drawings submitted to
the City for review shall demonstrate conformance with this requirements and’
shall include a noise analysis of the Sanitary District facility operations and
shall demonstrate that all project residential buildings will meetthe = .
requirements of Goal 11 of the Larkspur General Plan Health and Safety
Element and of California Code of Regulations Title 24 requirements
specifying interior noise levels of 45 dBA or less with windows closed. In
addition, a written report from a qualified noise consultant shall be provided |
verifying that, consistent with the Mitigated Negative Declaration for the 2000
Larkspur Landing Circle Project, the activities at the Sanitary District facility
will not cause the interior noise level standards {Goal 11 and Title 24) at the
proposed hotel and the residential buildings proposed on APN 18-191- 19 Le
be exceeded . :

4. To reduce extenor noise levels in exterior activity areas to the extent feas1ble '
for the buildings sited closest to East Sir Francis Drake Boulevard these’ aleas
shall be located on the sides of buildings away from East Sir Francis Drake -
Boulevard. Prior to issuance of a building permit, the - project sponsor,shall -

provide evidence that building designs reduce exterior noige levels in prlmary : o

outdoor hvmg spaces to 55 dBA CNEL to the satlsfacuon of the Planmng
Director. - Lo

L Trmsportation

1. The project sponsor shall contribute ‘uafﬁc unpact fees as part ¢ of the
Circulation Assessment Permit which would, in turn, provide a portion of the .
funds for planned unprovements along Sir Franms Drake Boulevard and East
Sir I“rancls Drake Boulevard. .

2' The prej ect 'sponsor shall notify the Golden Gale Bridge Highway and
" Transportation District (Golden Gate Transit) at least 90 days in advance of
any site preparation activities that would displace ferry parking for daytime.
Giants baseball games or other ferry parking, to provide sufficient time for
Golden Gate Transit to make alternative parking arrangements.

11
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